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INTRODUCTION 1 
INTRODUCTION 
The National Housing Finance Corporation (NHFC) is a state-owned enterprise which was set 
up by the Department of Housing in 1996. Its mandate is to search for better ways to mobilize 
finance for housing from sources outside the Government in partnership with the broadest 
range of organisations. Through this, the NHFC aims to ensure that every South African with 
a regular source of income is able to gain access to finance for the purpose of acquiring or 
improving a home of their own.  
 
The NHFC is a wholesale lender which does not lend money directly to end-users. Instead, it 
works with funding intermediaries like retail lenders, small banks, niche and micro lenders as 
well as housing institutions. Through these intermediaries, the NHFC targets households with 
monthly incomes between R1,000 and R6,000, providing finance for home improvement, 
home ownership and rental housing. 
 
The NHFC disburses funds to the intermediaries through three different divisions: 
1. Home Ownership 
The Home Ownership Division facilitates ownership of affordable homes. Through a 
network of accredited lenders, the NHFC extends housing finance loans to low and 
medium income applicants. Potential homeowners can buy existing houses or build new 
ones. The accredited intermediaries provide mortgage and non-mortgage loans over terms 
of 8 – 20 years.  
2. Incremental Housing 
The Incremental Housing Division offers finance for those who wish to build their homes 
on an incremental basis or to extend or improve existing property. Through accredited 
micro-lenders, the division extends credit for loans that may be used for adding a room, 
installing a geyser, enhancing security or effecting any other improvement that increases 
the value of the home.  
3. Alternative Tenure 
The Alternative Tenure Division creates housing finance opportunities for forms of tenure 
other than direct ownership. In association with social housing institutions and accredited 
financial institutions, the Alternative Tenure Division enables the large-scale development 
of housing units in urban and peri-urban areas to be used as rental stock or to be sold on 
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2 INTRODUCTION 
instalment sale. The forms of tenure financed by the division include instalment sales, 
rentals, co-operatives and rent-to-buy. 
 
The NHFC estimates that in the five years of its existence, it has enabled the provision of 
480,000 end-user loans and 75,000 new housing units through its various intermediaries and 
partners. In addition, the NHFC’s commitment to supporting emerging lenders has resulted in 
the establishment of 63 new niche lenders and housing institutions in the same period. 
Beyond the provision of start-up capital, the NHFC has instituted training programmes aimed 
at ensuring sustainability, improving governance, capacity development and support for its 
intermediaries.1 
 
In order to evaluate the impact it had since its inception, the NHFC is currently developing its 
first Corporate Impact Report. This Corporate Impact Report will measure the impact the 
NHFC had on its environment against its mandate and mission. The aim of the project is to 
assess the effectiveness of the various divisions, share this information with the relevant 
stakeholders and subsequently improve NHFC operations.  
 
The Corporate Impact Report will employ both quantitative and qualitative reporting and 
consist of three complementary parts: 
 Housing Finance Sector Review, 
 In-house Data Collection; 
 Independent Assessment. 
 
The sector-wide review of the housing finance sector will help the NHFC to better 
understand the scope and nature of the sector and to assess the extent to which the NHFC and 
its operating divisions are impacting on the sector. This review will be conducted by the ECI. 
 
The in-house data collection will evaluate the extent of NHFC lending, the description of 
NHFC clients (funding intermediaries) and their demographic spread as well as innovation in 
disbursement methodologies. The in-house data collection will rely on in-house sources and 
be conducted by NHFC staff.  
 
                                                 
1 http://www.nhfc.co.za 
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INTRODUCTION 3 
The aim of the independent assessment is to collect information about the impact of NHFC 
lending activities on the end-users, in particular housing outcomes, leakage and changes in 
tenure. The independent assessment will also provide a demographic profile of end-users, 
including geographic spread, employment status, previous borrowing experience and 
knowledge about subsidies.  
 
The Community Agency for Social Enquiry (C A S E) was appointed as an independent 
service provider by Matthew Nell & Associates to conduct the independent assessment for the 
NHFC. The findings of the independent assessment are presented in this report. 
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4 METHODOLOGY 
METHODOLOGY 
In order to collect the required data, C A S E conducted a survey of end-users in seven 
provinces. The survey aimed for a sample which was representative of the NHFC client base 
and their end-users. 
SAMPLING 
The NHFC provided C A S E with a list of their funding intermediaries2 and the number of 
their current end-users. Former end-users who had already paid off their loans had to be 
excluded from the study because of a lack of contact details. The total number of current end-
users was 32,637.  
 
The sample was stratified by the three product streams (Home Ownership, Incremental 
Housing & Alternative Tenure) as well as clients (funding intermediaries) within these 
product streams.  
 
Product stream Current end-users Sample size Error rate (95% CI) 
Home Ownership 2,135 400 4.4% 
Incremental Housing 25,517 600 4.0% 
Alternative Tenure 4,985 500 4.2% 
Total 32,637 1,500 2.5% 
Table 1: Proposed sample 
The sample size was calculated at 1,500 to ensure an error rate of 2.5% at the 95% 
Confidence Interval. 
 
C A S E also attempted to stratify the sample by province as much as possible. However, in 
the absence of contact information from lenders (particularly in the home ownership and 
incremental housing product streams) prior to the execution of the survey this stratification is 
somewhat flawed and not necessarily representative of the lending activities of the NHFC in 
the different provinces. 
                                                 
2 Not a complete list. Some funding intermediaries were excluded because of their small number of loans. Other were in 
financial difficulties at the time or unwilling to co-operate with the research. 
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The NHFC as well as C A S E then contacted the selected NHFC clients to obtain the contact 
information of their end-users. Survey participants were randomly selected from these lists 
supplied by the NHFC clients in accordance with the requirements of the sample. 
 
Product stream Sample size Error rate (95% CI) 
Home Ownership 356 4.7% 
Incremental Housing 455 4.6% 
Alternative Tenure 507 4.1% 
Total 1,318 2.6% 
Table 2: Realised sample 
Because of a number of substantial problems with the supplied contact information, in 
particular in the incremental housing product stream, C A S E was only able to complete a 
total of 1,318 interviews with NHFC end-users. However, this did not significantly affect the 
stratification of the sample or the error rates of the three product streams.  
INSTRUMENT DESIGN 
In order to collect the necessary data, C A S E developed two structured questionnaires. This 
was necessary because of the varied nature of NHFC lending activities. One questionnaire 
applied to end-users who had received a loan from one of the NHFC funding intermediaries, 
while the other questionnaire was administered to end-users who lived in housing 
developments financed by the NHFC. The instrument design was informed by the 
specifications of the NHFC as well as the findings of previous impact studies conducted by 
the NHFC. The instruments were refined through a number of workshops and meetings with 
relevant NHFC stakeholders. 
TRAINING & FIELDWORK 
All C A S E interviewers who worked on this project attended an intensive 1-day training 
session where they were familiarised with the survey instruments and informed about the 
correct procedures they had to follow. A supervisor was allocated to groups of approximately 
10 interviewers to support them in their work and to conduct quality check-backs of 
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completed questionnaires. Additional quality control was completed by members of the 
C A S E fieldwork team after the completion of the data collection. 
OBSTACLES 
In order to conduct an impact assessment of this nature, specific recipients have to be 
identified and located. This always involves a great amount of time, high transport costs and 
dedication. However, while it is generally difficult to conduct a study of this nature, the 
expected problems were exacerbated by a number of issues: 
 Difficult access to information – A number of NHFC clients were fairly unco-operative 
when asked to supply the contact information of their clients. In some cases, this 
information was not available in electronic format and had to be collected manually. In 
other instances, the funding intermediary was experiencing problems and felt unable or 
unwilling to co-operate with the research. 
 Inadequate information – A large proportion of the end-user contact details supplied by 
the NHFC clients was extremely limited. In some cases, only a postal address was 
available, and most contact details did not include any phone numbers. 
 Wrong information – Many of the addresses supplied by the NHFC clients simply did not 
exist. In some cases, the residents at the specified address had never heard of the end-user, 
or they reported that the end-user had been dead for a number of years. These problem 
were particularly noticeable in the incremental housing product stream. 
 Multiple substitution – Because of these problems, a very high degree of substitutions 
was necessary. Despite an over-sampling of 200%, the realisation of the sample was 
eventually limited by the availability of contact information from the intermediaries. 
 
All these problems proved to be extremely time-consuming and seriously delayed the 
completion of the project. For a detailed fieldwork report, please refer to Appendix A. 
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DEMOGRAPHICS 
The survey included 1,318 end-users who had received loans or housing through one of the 
NHFC funding intermediaries. The majority (87%) of survey respondents were the direct 
NHFC beneficiaries, i.e. the end-users who had personally received a loan through one of the 
funding intermediaries or who had signed the tenure agreement for a housing unit. In the other 
13% of cases, the direct beneficiary was not available within the necessary time limits and the 
spouse or partner was interviewed instead. 
PROVINCE 
 End-users 
Province # % 
Eastern Cape 125 10 
Free State 80 6 
Gauteng 393 30 
KwaZulu-Natal 289 22 
Limpopo Province3 2 0 
Mpumalanga 63 5 
North West Province 43 3 
Western Cape 323 25 
Total 1,318 100 
Table 3: Provincial distribution of end-users 
NHFC end-users in the survey were concentrated in Gauteng, the Western Cape and 
KwaZulu-Natal. This might be due to relative large population sizes, high levels of 
urbanisation and wealth in these provinces. Other possibilities include easier access to 
information about finance opportunities and a concentration of intermediaries in these areas. 
However, these provincial concentrations could also be a result of the limited number of 
funding intermediaries who were part of the survey, as some of them operate only in one 
particular area or province. 
                                                 
3 The Limpopo province was originally excluded from the stratification of the sample as it was assumed (in the absence of 
contact information) that there were very few end-users in this province. The two Limpopo end-users in the survey were 
substitutions at a late stage and are not representative of lending activity in this province. Therefore, their responses are only 
analysed as part of their product stream. 
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POINTS OF ACCESS 
 In Gauteng and the Western Cape, the majority of end-users lived near the main 
metropolitan areas of Johannesburg (34%), Pretoria (25%) and Cape Town (100%).  
 In the Eastern Cape, end-users mainly had access to East London (51%), King 
Williams Town (37%) and Port Elizabeth (11%).  
 End-users in KwaZulu-Natal, on the other hand, were more widely distributed and 
accessed towns as diverse as Durban (50%), Pietermaritzburg (11%), Stanger (7%), 
Newcastle (7%), Empangeni (7%), Ladysmith (6%) and Richards Bay (4%). 
 The main points of access in the Free State were Welkom (65%) and Virginia (25%), 
while the nearest towns for end-users in the North West were Pretoria (44%) and 
Mafikeng (26%).  
 In Mpumalanga, the nearest towns were Secunda (43%) and Witbank/Middleburg 
(29%). 
AREA 
Area # % 
Metropolitan 749 57 
Urban 554 42 
Rural 15 1 
Total 1318 100 
Table 4: Area distribution of end-users 
The vast majority of end-users resided in metropolitan (57%) and urban (42%) areas. The 1% 
of rural end-users appeared to be isolated cases throughout the seven provinces. End-users in 
Gauteng (87%) and the Western Cape (70%) were predominantly metropolitan, while in the 
Eastern Cape (53%), KwaZulu-Natal (61%), the Free State (94%) and the North West (61%) 
and Mpumalanga (95%) the majority of end-users lived in urban areas. 
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PRODUCT STREAM 
Product stream # % 
Home Ownership 356 27 
Incremental Housing 455 35 
Alternative Tenure 507 39 
Total 1318 100 
Table 5: Distribution of end-users in product streams 
The realised survey sample was relatively evenly split between the three different product 
streams. Although this distribution of end-users is not representative of NHFC lending 
activities, it enables us to draw statistically valid conclusions about each of the three lending 
streams and to compare the differences and similarities between them with a high degree of 
confidence. 
 
 Product Stream 
Province 
Home 
Ownership 
Incremental 
Housing 
Alternative 
Tenure 
Total 
Eastern Cape 0% 1% 99% 100% 
Free State 31% 10% 59% 100% 
Gauteng 21% 38% 41% 100% 
KwaZulu-Natal 59% 37% 4% 100% 
Mpumalanga 62% 19% 19% 100% 
North West Province 0% 77% 23% 100% 
Western Cape 12% 44% 43% 100% 
All 27% 35% 39% 100% 
Table 6: Distribution of product streams, by province 
The use of the three different product streams varied considerably between the different 
provinces – this might be due to varied availability of certain product streams or different 
needs in the provinces. Loans for home ownership were popular in KwaZulu-Natal and 
Mpumalanga, but none of the end-users in the Eastern Cape or the North West made use of 
this possibility. Instead, the majority of end-users in the North West had received loans for 
incremental housing, an option which was also popular in the Western Cape. Alternative 
tenure – where end-users live in a housing unit financed by the NHFC rather than receive a 
direct loan – was particularly common in the Eastern Cape and the Free State. 
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 Product stream 
Area 
Home 
Ownership 
Incremental 
Housing 
Alternative 
Tenure 
Total 
Metropolitan 22% 35% 43% 100% 
Urban 34% 32% 33% 100% 
Rural 27% 73% 0% 100% 
All 27% 35% 39% 100% 
Table 7: Product stream, by area 
End-users in metropolitan areas were significantly more likely to be part of the alternative 
tenure product stream and less likely to have a loan for home ownership. In urban areas, end-
users were evenly distributed amongst the three different product streams, but compared to 
end-users from other types of areas they were significantly more likely to be part of the home 
ownership stream. The small number of rural end-users was mainly found in the incremental 
housing product stream. 
TYPES OF LENDERS 
The end-users included in the survey had received loans or housing through 28 different 
funding intermediaries.4 Almost half (45%) of these intermediaries were micro lenders, 
followed by housing institutions (36%) and development corporations (18%). Only 1% of 
end-users had received NHFC-funded loans through formal banks, all of them in Gauteng. 
 
 Type of Lender 
Province 
Micro 
Lender 
Housing 
Institution 
Development 
Corporation 
Bank Total 
Eastern Cape 1% 99% 0% 0% 100% 
Free State 41% 59% 0% 0% 100% 
Gauteng 61% 36% 1% 3% 100% 
KwaZulu-Natal 18% 4% 78% 0% 100% 
Mpumalanga 67% 19% 14% 0% 100% 
North West Province 100% 0% 0% 0% 100% 
Western Cape 57% 43% 0% 0% 100% 
All 45% 36% 18% 1% 100% 
Table 8: Type of lender, by province 
                                                 
4 For a detailed list of NHFC clients included in the survey, please see appendix B. 
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Micro lenders represented the majority of funding intermediaries in all provinces except the 
Eastern Cape, the Free State and KwaZulu-Natal. Virtually all (99%) end-users in the Eastern 
Cape and more than half (59%) in the Free State were served by housing institutions. Funding 
through development corporations occurred mainly in KwaZulu-Natal, where these 
organisations served 78% of end-users.  
 
 Type of Lender 
Area 
Micro 
Lender 
Housing 
Institution 
Development 
Corporation 
Bank Total 
Metropolitan 49% 40% 9% 2% 100% 
Urban 39% 32% 29% 0% 100% 
Rural 60% 0% 40% 0% 100% 
All 45% 36% 18% 1% 100% 
Table 9: Type of lender, by area 
Housing projects were generally concentrated in metropolitan areas, where 43% of end-users 
were part of the alternative tenure product stream. Housing institutions, micro-lenders and 
banks were all significantly more likely to be active in metropolitan areas, while development 
corporations catered more to the urban and rural markets. 
 
 Type of Lender 
Product stream Bank 
Development 
Corporation 
Housing 
Institution 
Micro 
Lender 
Total 
Home Ownership 3% 51% 0% 46% 100% 
Incremental Housing 0% 12% 0% 88% 100% 
Alternative Tenure 0% 0% 94% 6% 100% 
All 1% 18% 36% 45% 100% 
Table 10: Type of lender, by product stream 
End-users in the home ownership stream were significantly more likely to have their loans 
financed by a development corporations than other end-users, and this type of funding 
intermediary accounted for just over half the loans in this product stream. The home 
ownership product stream also was the only one to incorporate loans from formal banks. The 
large majority (88%) of incremental housing loans, on the other hand, were financed by a 
variety of micro lenders. Unsurprisingly, alternative tenure was generally provided by 
housing institutions (94%), although one micro lender also offered finance for this product 
stream. 
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END-USER PROFILE 
This section on the profile of end-users will include a basic description of demographic 
variables like sex, age, race, language and disability status. It will also examine the education 
status of all end-users, their current employment status as well as their income levels. In 
addition, there will be a basic description of the household situation of the end-users and a 
brief profile of predominant characteristics of end-users within each product stream. 
SEX, AGE, RACE & LANGUAGE 
Age % 
18 - 24 years 2 
25 - 29 years 12 
30 - 34 years 23 
35 - 39 years 22 
40 - 44 years 19 
45 - 49 years 11 
50 - 54 years 6 
55 - 59 years 3 
60 - 64 years 1 
65 years and older 1 
Total 100 
Table 11: Age distribution of end-users 
Almost two thirds (61%) of end-users were male, and the majority (64%) of them were 
between the ages of 30 and 44 years. End-users were pre-dominantly male within each age 
group. Beneficiaries of NHFC finance were mainly African (76%) and Coloured (22%), 
although there was a small number of Indian (1%) and white (1%) end-users. The main 
languages spoken by the end-users were isiZulu (32%), Afrikaans (21%), isiXhosa (15%) and 
seSotho (11%). Only 4% spoke mainly English at home. 
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 Product Stream 
Sex 
Home 
Ownership 
Incremental 
Housing 
Alternative 
Tenure 
Total 
Male 33% 35% 32% 100% 
Female 18% 34% 49% 100% 
All 27% 35% 39% 100% 
Table 12: Product stream, by sex 
Female end-users were significantly more likely to be part of the alternative tenure product 
stream than men, possibly because over half (58%) of them were either single, 
separated/divorced or widowed. Women, and especially those who head a household, might 
be in greater need of housing rather than loans because they are otherwise not able to afford a 
dwelling of their own. 
 
 Product Stream 
Age 
Home 
Ownership 
Incremental 
Housing 
Alternative 
Tenure 
Total 
18 - 29 years 11% 17% 73% 100% 
30 - 39 years 25% 33% 42% 100% 
40 - 49 years 33% 44% 23% 100% 
50 years or older 38% 40% 22% 100% 
All 27% 35% 39% 100% 
Table 13: Product stream, by age 
Younger end-users (below the age of 40 years) were also significantly more likely to be part 
of the alternative tenure stream, while end-users over the age of 40 were more likely to be 
found in the home ownership streams. This might be another indication that the alternative 
tenure stream mainly caters for those who are not able to afford a loan sufficient for buying or 
building a house without the help of a housing association. 
DISABILITY STATUS 
Nine percent of end-users claimed to have some form of disability, i.e. to have been medically 
assessed as visually, physically or hearing impaired. 
 
End-users who had been assessed as disabled were likely to be older than 40 years, and most 
of them were part of the home ownership product stream. The majority (62%) of disabled 
end-users were still formally employed, and only 10% of them received a government grant. 
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EDUCATION STATUS 
Education status End-users Census 965 
None/primary education 15% 44% 
Secondary education 38% 33% 
Matric 26% 16% 
Post-matric education 20% 7% 
Refused/Don't know 1% - 
Total 100% 100% 
Table 14: Highest standard of education  
The education levels of end-users overall were fairly diverse with no particular concentration. 
This distribution varies notably from the national distribution of education levels in South 
Africa for the relevant age group, as it contains a very high proportion of people with high 
levels of education. 
 
 Product Stream 
Education 
Home 
Ownership 
Incremental 
Housing 
Alternative 
Tenure 
Total 
None/primary education 40% 32% 28% 100% 
Secondary education 29% 33% 38% 100% 
Matric 24% 35% 41% 100% 
Post-matric education 18% 38% 44% 100% 
Refused/Don’t know 19% 44% 38% 100% 
All 27% 35% 39% 100% 
Table 15: Product Stream, by education level 
Female end-users (26%) and those below the age of 30 years (37%) were significantly more 
likely to have some form of post-matric education than men (16%) and older respondents. 
Subsequently, end-users in the alternative tenure stream were significantly more likely to 
have some form of post-matric education than those in the other two product streams. 
                                                 
5 Education status of population aged 20 and older. 
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EMPLOYMENT STATUS & INCOME 
Employment status % 
Unemployed/irregular income 7 
Informal employment 6 
Self-employed 5 
Formal employment (private sector) 53 
Formal employment (Nat./Prov./Loc. Government) 24 
Formal employment (State corporation) 3 
Retired / student 2 
Total 100 
Table 16: Current employment status of end-users 
Unsurprisingly, given the fact that end-users are generally required to have a regular source of 
income, the vast majority (80%) of them were formally employed. Seven percent of end-users 
were unemployed or only received an irregular income, for example as seasonal workers. 
However, some of these respondents indicated that they had been employed when they took 
out their loan. 
 
Male end-users (94%) were significantly more likely to be formally employed than women 
(75%). There were no significant differences in employment levels between the different age 
groups, except that older respondents were more likely to be retired. 
 
 Product stream 
Employment status 
Alternative 
Tenure 
Home 
Ownership 
Incremental 
Housing 
All 
Unemployed 66% 14% 20% 100% 
Informal employment 50% 21% 29% 100% 
Self-employed 64% 12% 24% 100% 
Formal employment (Private sector) 38% 26% 36% 100% 
Formal employment (Government) 22% 40% 38% 100% 
Formal employment (State corporation) 49% 11% 41% 100% 
Retired / student 32% 32% 36% 100% 
Total 39% 27% 35% 100% 
Table 17: Product stream, by employment status 
Formally employed end-users, especially those employed by the government, were more 
likely to be part of the home ownership stream. Unemployed end-users and those who were 
ASSESSING THE IMPACT OF HOUSING LOANS C A S E RESEARCH FOR THE NHFC 
 
 
16 END-USER PROFILE 
informally or self-employed were significantly more likely to be found in the alternative 
tenure product stream.  
 
Income Personal Household 
R0 - R399 4% 3% 
R400 - R799 5% 4% 
R800 - R1,199 7% 7% 
R1,200 - R1,799 13% 12% 
R1,800 - R2,499 14% 12% 
R2,500 - R3,499 21% 20% 
R3,500 - R4,999 15% 16% 
R5,000 - R7,499 9% 10% 
R7,500 - R9,999 3% 4% 
R10,000 or more 1% 2% 
Refused/Don’t know 7% 8% 
Total 100% 100% 
Table 18: Average monthly personal & household income of end-users 
The target beneficiaries of NHFC finance are generally expected to have a personal or 
household income of between R1,000 and R6,000 per month. The majority (79%) of end-
users had in fact a personal income of between R800 – R7,499, with a very similar 
distribution for household income. For 80% of end-users, the main source of personal income 
was formal employment. Most of the other end-users also relied on income generating 
activities, either informal/self-employment (8%) or casual/seasonal employment (4%). Two 
percent of end-users received a government grant or pension which was their main source of 
income. However, 4% of end-users stated that they had no regular source of income, which 
presumably would render them unable to repay any outstanding loans or rental payments.  
 
In 90% of cases, the end-user was the main breadwinner in their household, which accounts 
for the fact that household incomes were only slightly higher than the personal incomes of 
end-users. Therefore, the main income sources contributing towards household income were 
the income generating activities (formal, informal, casual and self-employment) of the end-
user. Four percent of households received a government grant or pension which contributed 
towards household income. However, in 3% of cases, the household of the end-user 
reportedly had no regular source of income. 
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 Product Stream 
Household income 
Home 
Ownership 
Incremental 
Housing 
Alternative 
Tenure 
Total 
R0 - R799 20% 30% 50% 100% 
R800 - R1799 23% 29% 48% 100% 
R1800 - R3499 25% 30% 45% 100% 
R3500 - R7499 35% 37% 27% 100% 
R7500 or higher 24% 70% 6% 100% 
All 27% 35% 38% 100% 
Table 19: Product stream, by household income 
End-users with a household income of between R3,500 and R7,499 per month were 
significantly more likely to be part of the home ownership stream, while end-users with a 
monthly household income below R3,500 per month were significantly more likely to be part 
of the alternative tenure stream. The small proportion (6%) of end-users with a monthly 
household income greater than R7,500 were mainly found in the incremental housing stream. 
 
NB 
Information about income levels gained from surveys is notoriously unreliable, since 
respondents are commonly suspicious and often feel unwilling to disclose this type of 
information. Therefore, these figures should be viewed as indications of income levels rather 
than undisputable facts.  
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HOUSEHOLD DESCRIPTION 
Household Size & Dependants 
# people Household Dependants 
None - 4% 
1 - 2 18% 29% 
3 - 4 42% 36% 
5+ 40% 31% 
Total 100% 100% 
Table 20: Household size and number of dependants 
The average household size (including the end-user) was 4, with a maximum household size 
of 16 people. Only 5% of end-users lived on their own.  
 
Only 4% of end-users had no dependants (children as well as adults) that they took care of 
financially. The average number of dependants was 3, but 3% of end-users had more than 10 
people they took care of financially.  
 
As end-users got older, their household size as well as the number of their dependents 
increased proportionally. Female end-users were just as likely to have dependants as their 
male counterparts, but they generally only had one or two dependants while male end-users 
were more likely to have more than 4 dependants. 
 
 Product Stream 
Household size 
Home 
Ownership 
Incremental 
Housing 
Alternative 
Tenure 
Total 
1 - 2 25% 25% 51% 100% 
3 - 4 26% 30% 44% 100% 
5+ 29% 44% 27% 100% 
All 27% 35% 39% 100% 
Table 21: Product stream, by household size 
End-users with small and medium sized households (1 – 4 people) were significantly more 
likely to be part of the alternative tenure stream, while those with households of at least 5 
were more likely to be found in the incremental housing stream. 
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Marital Status 
Marital status % 
Married (legal/relig./trad.) 55 
Living with partner 11 
Single 28 
Divorced/separated 4 
Widowed 3 
Total 100 
Table 22: Marital status of end-users 
Two thirds (66%) of end-users were either married or living with a partner, while the 
remainder presumably had no-one else to support them financially. Male end-users were 
significantly more likely to be living with a partner, while women were more likely to be on 
their own. Younger end-users (below the age of 29 years) were also more likely to be single. 
 
End-users without a partner were more likely to live in smaller households, but 90% of them 
nevertheless had at least one dependant. 
 
 Product Stream 
Marital status 
Home 
Ownership 
Incremental 
Housing 
Alternative 
Tenure 
Total 
Partner 29% 35% 36% 100% 
No partner 21% 33% 46% 100% 
All 26% 34% 40% 100% 
Table 23: Product stream, by marital status 
End-users in a stable relationship were significantly more likely to have received a loan in the 
home ownership stream, while those without a partner were more likely to be part of the 
alternative tenure product stream. 
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PRODUCT STREAM PROFILE6 
Product stream 
Home Ownership Incremental Housing Alternative Tenure 
 Urban (53%) 
 Male (75%) 
 Partner (69%) 
 30 – 49 years (79%) 
 Formally employed (87%) 
 HH income R1,800 – R7,499 (70%) 
 Household size 5+ (43%) 
 3 or more dependants (74%) 
 Metropolitan (58%) 
 Male (62%) 
 Partner (63%) 
 30 – 49 years (80%) 
 Formally employed (86%) 
 HH income R1,800 – R7,499 (62%) 
 Household size 5+ (51%) 
 3 or more dependants (73%) 
 Metropolitan (64%) 
 Male (51%) 
 Partner (56%) 
 18 – 39 years (76%) 
 Formally employed (70%) 
 HH income R800 – R3,499 (68%) 
 Household size 3 - 4 (49%) 
 1 – 4 dependants (78%) 
Table 24: Predominant characteristics of end-users, by product stream 
The predominant characteristics of end-users in all product streams were very similar, but 
especially though in the home ownership and incremental housing streams – generally mature 
families with medium income levels. While the majority of end-users in the alternative 
housing stream generally matched these characteristics, it was to a lesser degree – they were 
more likely to be single mothers and young people starting out in life with lower levels of 
formal employment, lower income levels and fewer dependants. 
 
                                                 
6 For a detailed distribution of end-users characteristics within each product stream please see Appendix C. 
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BORROWING EXPERIENCE 
This section explores the current borrowing experiences of NHFC end-users and related 
issues, in particular the size of loans, where end-users had heard about the funding 
intermediary, what help they had received when approaching the funding intermediary as well 
as previous borrowing experiences and knowledge about housing subsidies. 
 
Because of the varied lending activities of the NHFC it was necessary to administer two 
different types of questionnaires to end-users who had either received a loan or who had 
moved into a housing unit financed by the NHFC. Since the content of these two types of 
questionnaires was not identical, it was necessary to conduct part of the analysis on separate 
data sets. Therefore, the majority of findings in this and the following sections will compare 
end-users who received a loan through one of the NHFC intermediaries to those who moved 
into a housing unit financed by the NHFC. Where appropriate and possible, differences 
between the three product streams will be highlighted. 
LOAN SIZE 
Loan amount 
Home 
Ownership 
Incremental 
Housing 
Up to R1,000 0% 3% 
R1,001 to R5,000 3% 33% 
R5,001 to R10,000 4% 32% 
R10,001 to R20,000 8% 8% 
R20,001 to R30,000 9% 4% 
R30,001 to R40,000 22% 4% 
R40,001 to R50,000 18% 3% 
R50,001 to R60,000 15% 3% 
R60,001 to R70,000 9% 2% 
R70,001 to R80,000 8% 1% 
R80,001 to R90,000 2% 1% 
Over R90,000 3% 5% 
Total 100% 100% 
Table 25: Loan sizes 
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The average loan amount taken out by end-users from one of the NHFC funding 
intermediaries was R30,518 (median=R20,000), and loan sizes ranged from R200 to 
R300,000. The majority of home ownership loans ranged between R30,000 – R60,000 (55%), 
while the majority of incremental housing loans ranged from R1,000 to R10,000 (65%). The 
average loan size in the home ownership stream (R44,992) was significantly higher than that 
of incremental housing (R21,079, median=R8,000), but the maximum home ownership loan 
size was R160,000, compared to the maximum incremental housing loan size of R300,000. 
SOURCES OF INFORMATION 
Source of information Loan Housing 
Employer/at work 32% 7% 
Family/Friends/community 29% 32% 
Media/advertising 23% 22% 
Sales agent/lending institution/developer 13% 20% 
Local municipality/government department 3% 19% 
Total 100% 100% 
Table 26: Where did you hear about this housing project/the lender who gave you the loan? 
The main sources of information about lenders who provide housing loans were employers 
and family and community sources. The only significant difference between end-users in the 
home ownership and incremental housing streams was that home ownership ones were 
significantly more likely to have heard about the funding intermediary at work (38%) than 
those in incremental housing (27%). However, end-users in the home ownership stream who 
were employed by the government were significantly less likely to have heard about the 
lender at work (24%) than those employed in the private sector (49%). 
 
End-users who had moved into a housing project were most likely to have heard about this 
opportunity from family/friends or other people in their community, or from media sources 
and public advertising like pamphlets and bill boards.  
SOURCES OF HELP 
Almost two thirds (65%) of end-users with loans but less than a third (32%) of housing 
recipients said that they had received help with their applications. 
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Source of help Loan Housing 
Lending institution 42 15 
Employer 20 28 
Estate agent 14 3 
Friends/family/community 12 29 
Developer/builder/material supplier 9 8 
Government official 3 8 
NGO/CBO 0 5 
Don’t know 1 3 
Total 100 100 
Table 27: Who helped you most with your application? 
End-users with loans had mainly received help from the lending institution and their 
employers. Home ownership end-users were again significantly more likely to have received 
help from their employer (28%), while incremental housing end-users were more likely to 
have had help from the lending institution (55%). 
 
Housing recipients had also received help with their application mostly from their employers 
but also family and people in the community. 
PREVIOUS BORROWING EXPERIENCE 
Twelve percent of all end-users said they had previously borrowed money for housing 
purposes, mostly from formal banks (52%), micro-lenders (12%) or their employer (17%). 
Almost two thirds (60%) of them were still paying off this other housing loan. Over a third 
(36%) of end-users were also still paying for other loans that were not housing related. In the 
majority of cases these were loans from formal banks (47%) and micro lenders (17%), but 
over a third (34%) of these indebted end-users were also paying back store credit. 
 
Current loan recipients, especially those in incremental housing, were more likely to have 
previously borrowed money for housing purposes (14%) than those who had moved into a 
housing project (9%). They were more likely to have received a loan from a formal bank 
(61%), while housing recipients were more likely to have previously borrowed money from 
an employer for housing purposes (48%). Loan recipients were also more likely to be still 
paying off other non-housing loans (38%) than housing recipients. 
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KNOWLEDGE ABOUT SUBSIDIES 
More than half (57%) of the end-users were aware of government housing subsidies and/or 
land grants, but only 48% of these end-users who were aware had ever applied for or received 
a housing subsidy or land grant. Six percent of them had applied but did not qualify, while 5% 
were sill waiting for the outcome of their application. 
 
 Product Stream 
Subsidy applications 
Home 
Ownership 
Incremental 
Housing 
Alternative 
Tenure 
All 
Applied previously/for other house 14% 24% 3% 13% 
Applied at same time as for loan 19% 8% 15% 14% 
Applied, not sure of outcome yet 9% 3% 5% 5% 
Applied, but did not qualify 10% 7% 3% 6% 
Never applied for subsidy 39% 54% 67% 55% 
Don’t know/Refused 11% 4% 7% 7% 
Total 100% 100% 100% 100% 
Table 28: Subsidy applications, by product stream 
While there was no difference in awareness of housing subsidies between loan and housing 
recipients, end-users with a loan were significantly more likely to have received or applied for 
a housing subsidy in the past. Incremental housing end-users were significantly more likely to 
have received a housing subsidy before applying for the NHFC loan (24%), while home 
ownership end-users were more likely to have applied for a subsidy while applying for their 
NHFC loan (28%). 
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HOUSING OUTCOMES 
The section on housing outcomes only looks at those end-users who received a loan from one 
of the NHFC funding intermediaries. It will examine the purposes for which the housing loans 
have been used by the end-users and establish levels of leakage (use of loan for purposes 
other than housing).  
USE OF LOANS 
End-users who had received a loan in the home ownership or incremental housing product 
streams had spent an average of 73% of this loan on housing-related expenses. However, end-
users in the home ownership product stream had spent a significantly higher proportion of 
their loan on housing expenses (85% of loan on average spent on housing) than those in 
incremental housing (average of 63% of loan spent on housing). 
 
 Product stream 
Use of housing loan 
Home 
ownership 
Incremental 
housing 
All loans 
At least 30% of loan to buy an existing house 65% 18% 38% 
At least 30% of loan to build a new house 26% 11% 18% 
At least 30% of loan to improve an existing house 3% 27% 16% 
At least 30% of loan to extend an existing house 3% 12% 9% 
At least 30% of loan to buy a site 0% 3% 3% 
At least 30% of loan to access services 1% 3% 2% 
At least 30% of loan to build a sublet unit 0% 1% 1% 
At least 30% of loan for other purposes 2% 29% 18% 
Table 29: Use of loan, by product stream 
The majority of end-users in the home ownership stream had used at least 30% of their loan to 
buy a house, while over a quarter had built a house. In the incremental housing product 
stream, on the other hand, the use of the loan was more diverse – 39% of end-users had 
improved or extended an existing house, while 29% had used at least 30% of the loan to buy 
or build new house. However, end-users in the incremental housing stream were also 
significantly more likely to have used their housing loan for other purposes – over a quarter 
(29%) of them had spent at least 30% of their loan on purposes other than housing, land or 
services.  
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While there was some leakage, it nevertheless appears that in the majority of cases loans 
received in both the home ownership and incremental housing streams were mainly used for 
housing purposes. The housing outcome was particularly successful in the case of home 
ownership end-users, with 91% of them being able to either buy or build their own house. 
This might be related to higher loans in this product stream as well as the demographic 
characteristics of these end-users – generally mature, formally employed male heads of 
households with medium to relatively high incomes. While end-users in the incremental 
housing product stream share a similar profile, they tend to have slightly lower incomes and 
more dependants to support. 
LEAKAGE 
Levels of Leakage 
Only 18% of end-users who had taken out a loan said that they had used at least 30% of it for 
non-housing related purposes. However, end-users in the incremental housing stream (29%) 
were significantly more likely to have used at least 30% of their housing loan for other 
purposes than those in home ownership (only 2% used at least 30% of their loan for non-
housing purposes). This might be related to the generally smaller size of loans in incremental 
housing – some incremental housing end-users claimed that they had not been given enough 
money to improve their dwelling, while others said they had been so destitute by the time they 
finally received the loan they had to use it for food and other essentials. However, there are 
also some indications in the data that some end-users were not actually aware that their loan 
was meant for housing purposes, which might be due to misinformation by the lender. 
A XXX agent told us to apply for interest free loans since we had been working for 7 
months without pay. I was given R5,500 but I ended up owing R48,000. I was given 
this loan to support my children, not to build a house. (Survey Quote) 
End-users in the home ownership product stream had spend an average of 15% of their loan 
on non-housing purposes. However, only 1% of them had spent none of their loan on housing. 
In the incremental housing product stream, on the other hand, end-users had spent an average 
of 37% of their loan on non-housing expenditures, and 20% of them had not used any part of 
their loan for housing purposes. 
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Other Loan Uses 
Other use (at least 30%) of loan % 
Pay school/university fees 32 
General use, e.g. food 18 
Pay other debts/accounts 16 
Bought furniture/household goods 14 
Family matters (wedding, funeral, Lobola) 7 
Bought a car 7 
Used in own business 6 
Total 100 
Table 30: Other use of loan 
The most common non-housing purpose on which end-users (virtually all in incremental 
housing) had spent their loan was school/university fees, followed by the need to pay for 
essentials like food. A substantial proportion of end-users had also used at least 30% of their 
NHFC loan to pay off other debts they had. 
 
It is not clear whether all of these end-users were aware of the intended purpose of the loan, 
but it appears that in the majority of cases the loan was spent on necessities rather than 
luxuries. 
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IMPACT OF NHFC FINANCE 
While the previous section dealt with the different purposes the NHFC loans had been used 
for, this section will look at the actual impact of NHFC finance on the housing situation of the 
end-users. The section will look at changes in tenure with regard to land and dwellings as well 
as changes in access to services and facilities end-users might have experienced as a result of 
NHFC finance. In addition, it will also assess the wider impact these improvements might 
have had on the households of end-users. 
 
Since the situation of end-users with loans and those who have received housing is so 
fundamentally different, the analysis of this section follows these lines for ease of comparison 
and greater clarity of the differences between these two types of funding. 
CHANGES IN TENURE 
Land 
Tenure Before After 
...own land 12 43 
...rent land 18 18 
No land owned or rented 70 39 
Total 100 100 
Table 31: Change in tenure (land) 
For 57% of end-users, their tenure status remained unchanged, but 42% experienced a 
positive change in tenure with regard to land as a result of the loan or move. The change was 
especially noticeable in the ownership of land, which increased by 31%. 
 
 Loans Housing 
Tenure Before After Before After 
...own land 18 66 2 1 
...rent land 23 9 11 35 
No land owned or rented 60 25 87 64 
Total 100 100 100 100 
Table 32: Change in tenure (land), by finance type 
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While land tenure improved overall, there were significant differences between the two types 
of finance. End-users who had received a loan were significantly more likely to have 
improved their tenure of land (52%) in some way than those who had benefited from housing 
(24%). Amongst loan recipients, the ownership of land had increased by 48%, while it had 
actually decreased slightly amongst those who had moved into a housing project. A possible 
explanation for this is that some end-users might have had to sell their land in order to raise 
the money for their housing unit. However, the proportion who rented land had increased, 
which might be an indication that some housing recipients felt they were renting the land on 
which their housing unit had been built. 
Dwellings 
Tenure Before After 
...own a dwelling 17 52 
...rent a dwelling 31 33 
No dwelling owned or rented 52 15 
Total 100 100 
Table 33: Change in tenure (dwelling) 
For 41% of end-users, their tenure status with regard to dwellings had remained the same, but 
55% of them experienced a positive change in tenure as a result of the loan or move. The 
proportion of end-users who now owned a dwelling increased by 35%, a substantial 
improvement from the previous situation. 
 
 Loan Housing 
Tenure Before After Before After 
...own dwelling 24 80 3 3 
...rent dwelling 29 10 34 74 
No dwelling owned or rented 47 10 62 23 
Total 100 100 100 100 
Table 34: Change in tenure (dwelling), by finance type 
However, as with land tenure, the improvements in dwelling tenure were again more likely 
amongst end-users who had received a loan rather than housing. Almost two thirds (60%) of 
loan recipients had experienced improvements in dwelling tenure, compared to less than half 
(46%) of housing recipients. Amongst loan recipients, the ownership of dwellings had 
increased by an astonishing 56%, but amongst housing recipients it remained static. However, 
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the proportion of housing end-users who rented a dwelling also had increased by 40% because 
of the provision of housing units. 
Changes in Dwelling Type 
 Dwelling type Previous Current 
F
o
rm
al
 
Dwelling/House/brick structure on separate stand/yard/farm 40 58 
Flat or apartment in a block of flats 10 19 
Town/Cluster/Semi-detached house 4 6 
S
em
i-
fo
rm
al
 
Dwelling/house/flat/room in backyard 19 12 
Room/flatlet 6 2 
In
fo
rm
al
 Traditional dwelling/hut/traditional materials 6 1 
Informal dwelling/shack in backyard 11 2 
Informal dwelling, e.g. squatter camp 5 1 
 Total 100 100 
Table 35: Dwelling type occupied by end-users 
Amongst all end-users (home ownership, incremental housing & alternative tenure) the 
occupation of formal dwellings increased from 53% to 83%. The majority (58%) of end-users 
now lived in formal brick-built houses, 18 percentage points more than before the finance 
intervention. The occupation of other types of formal dwellings had also increased by 11 %. 
 
In 59% of cases, no dramatic changes occurred in the type of dwelling occupied by the end-
user. However, 37% of respondents were able to improve the type of dwelling they lived in, 
in 17% of cases an improvement from an informal dwelling like a shack in a squatter camp to 
a formal brick house on a separate stand. 
 
 Loans Housing 
Dwelling type Previous Current Previous Current 
Formal dwelling 52 82 52 88 
Semi-formal dwelling 21 13 34 12 
Informal dwelling 28 5 14 0 
Total 100 100 100 100 
Table 36: Change in dwelling type, by type of finance 
Fifty-eight percent of end-users who had received a loan and 61% of those who had been 
given housing had not experienced any dramatic change in their housing situation. However, 
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for over a third of end-users who had received loans (38%) and housing (39%) this had meant 
a substantial improvement in the dwelling type they occupied. 
CHANGES IN ACCESS TO SERVICES & FACILITIES 
Energy Sources 
 Cooking Lighting Heating 
Energy source Previous Current Previous Current Previous Current 
Electricity from mains 79% 94% 82% 96% 71% 84% 
Paraffin 13% 4% 6% 1% 12% 8% 
Gas 3% 1% 1% 1% 2% 1% 
Wood 3% 0% - - 6% 1% 
Coal 1% 0% - - 3% 0% 
Candles - - 11% 2% - - 
None 0% 0% 0% 0% 6% 6% 
Total 100% 100% 100% 100% 100% 100% 
Table 37: Energy sources used for cooking, lighting and heating by end-users 
Following the loan or move to a housing unit, a significantly higher proportion of end-users 
had access to electricity than before. 
 
In the majority of cases, the loan or move did not generate any change in the energy sources 
that were used for cooking (81%), lighting (83%) or heating (80%), but 17% of end-users 
experienced substantial improvements and now had access to electricity instead of having to 
use paraffin & gas or basic resources like coal, wood and candles. The self-perception of end-
users of the improvements brought about by the loan or move were even greater, with almost 
half of them (49%) feeling that this had had a positive impact on their access to energy 
sources. 
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 Cooking Lighting Heating 
Energy source Previous Current Previous Current Previous Current 
Electricity 74% 93% 77% 96% 69% 87% 
Paraffin & Gas 20% 7% 8% 2% 13% 7% 
Basic 6% 1% 15% 3% 13% 2% 
None 0% 0% 0% 0% 5% 4% 
Total 100% 100% 100% 100% 100% 100% 
Table 38: Change in the use of energy sources amongst loan end-users 
Approximately three quarters of end-users who had received loans from either home 
ownership or incremental housing had not experienced any substantial changes in the type of 
energy source they used for either cooking, lighting or heating. However, 22% of end-users 
with loans were able to improve their access to energy sources as a result of the NHFC 
finance. Although the change was apparently not always measurable, i.e. there was no change 
in the type of energy source used, 50% of end-users nevertheless felt that the loan had had a 
positive impact on their access to energy sources.  
 
 Cooking Lighting Heating 
Energy source Previous Current Previous Current Previous Current 
Electricity 89% 96% 91% 98% 75% 79% 
Paraffin & Gas 10% 4% 6% 1% 15% 12% 
Basic 1% 0% 4% 1% 3% 8% 
None 0% 0% 0% 0% 8% 0% 
Total 100% 100% 100% 100% 100% 100% 
Table 39: Change in the use of energy sources amongst housing end-users 
End-users who had moved into a housing unit financed by the NHFC had generally 
experienced less of a measurable change in their access to energy sources than those who had 
received loans. In around 90% of cases, the end-users’ access to and use of energy sources 
had remained static, although 8% of end-users still had experienced a substantial 
improvement as a result of moving into the housing unit. Almost half (48%) of housing end-
users nevertheless felt that the move had had a positive impact on their access to energy 
sources, which might be an indication that the quality of their access had improved. 
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Water Sources 
Water source Previous Current 
Tap inside dwelling 62% 91% 
Tap on site or in yard 25% 7% 
Public/communal tap 7% 1% 
River/stream/spring 3% 0% 
Borehole 1% 0% 
Rain water tank on site 1% 0% 
Pump/well 1% 0% 
Total 100% 100% 
Table 40: Water sources available to end-users 
The loan or move also generated a substantial improvement in the access to piped water of 
many end-users – virtually all end-users now had a tap inside their dwelling, compared to less 
than two thirds previously. For 68% of end-users, the loan or move had not made any 
difference to their water source, but almost a third (31%) experienced an improvement in their 
access to piped water. Self-perception of improvements was again even greater – 52% of end-
users felt that the loan or move had had a positive impact on their access to water. 
 
 Loans Housing 
Water source Previous Current Previous Current 
Piped water inside 55% 87% 74% 99% 
Piped water outside 37% 13% 25% 1% 
Basic 8% 1% 1% 0% 
Total 100% 100% 100% 100% 
Table 41: Change in access to water source, by type of finance 
The improvement in their access to water sources was one of the most dramatic changes for 
both end-users with loans (34%) and those who had moved into a housing unit (25%). 
Virtually all housing recipients now had piped water inside their dwelling compared to less 
than three quarters beforehand, while the proportion of loan recipients with access to piped 
water inside their dwelling had increased by 32%. 
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Toilet Facilities 
Toilet facility Previous Current 
Flush toilet in dwelling 51% 79% 
Flush toilet on property 27% 15% 
Flush toilet off property 7% 2% 
Chemical toilet in dwelling 1% 0% 
Chemical toilet on property 1% 0% 
Chemical toilet off property 1% 0% 
Pit latrine with ventilation pipe on property 2% 1% 
Pit latrine with ventilation pipe off property 2% 0% 
Pit latrine without ventilation pipe on property 2% 1% 
Pit latrine without ventilation pipe off property 4% 1% 
Bucket toilet on property 3% 0% 
Bucket toilet off property 1% 0% 
Total 100% 100% 
Table 42: Toilet facilities available to end-users 
NHFC finance also had a substantial impact on the access of end-users to toilet facilities – 
while in 64% of cases access remained static, 34% of end-users experienced a measurable 
improvement in the type of toilet facility available to them. In some cases, end-users might 
also have experienced a change in quality rather than type, since 54% of them felt that the 
loan or move had had a positive impact on their access to toilet facilities. 
 
 Loans Housing 
Toilet facility Previous Current Previous Current 
Flush toilet inside 42% 71% 65% 94% 
Flush toilet outside 37% 23% 29% 6% 
Basic 21% 6% 6% 0% 
Total 100% 100% 100% 100% 
Table 43: Change in toilet facilities, by type of finance 
Over a third (36%) of loan users experienced a measurable improvement in their access to 
toilet facilities as the result of the loan they had received. The figure was slightly lower for 
those who had moved into a housing unit (29%), but over half of both loan (53%) and housing 
end-users (55%) personally felt that this had had a positive impact on their access to toilet 
facilities. 
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WIDER IMPACT OF IMPROVEMENTS 
Overall, the majority (68%) of end-users felt that the loan or move had made a positive 
difference to their general housing situation. Since loan recipients were generally more likely 
to have experienced positive changes in their access to services and facilities as well as 
positive changes in tenure, it is not surprising that these end-users were significantly more 
likely to feel that their overall housing situation had improved (71%). However, 63% of end-
users who had moved into a housing project also felt the same. 
 
This positive impact was obviously not just restricted to the end-users but also included their 
families. On average, 4 people lived in the dwelling or on the land that the loan had been 
spent on, and each of the new housing units that had been financed through NHFC 
intermediaries was occupied by an average of 4 people. 
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PROBLEMS 
The improvements in the housing situation of end-users created by NHFC lending activities 
were substantial and should not be detracted from. The majority of loan and housing 
recipients experienced very positive changes which were the direct result of NHFC finance. 
However, a number of end-users also experienced various problems in relation to the NHFC 
finance, which will be detailed in this section. In particular, it will look at general access 
problems as well as loan and housing-specific experiences of the end-users. 
ACCESS PROBLEMS 
Access to Loans 
The majority (81%) of end-users with a loan had had no problems getting the finance, but 
17% had found it reasonably or very difficult. Amongst these 17%, the main complaint was 
that the approval and payout of the loan had taken much too long (27%). Almost one fifth 
(18%) said it had been difficult to provide the deposit for the loan, or that they had not 
received as much as expected after deductions by the lending institution. Other end-users had 
experienced problems accessing the loan because they had a low or irregular income (17%) or 
because they had been blacklisted (10%). End-users who had experienced problems also 
complained about difficulties with the application process, like having to fill out too many 
forms and provide documents and references etc. Eight percent claimed that they had been 
treated badly by the lending institution or its agents, and that it had been difficult to remain in 
communication with the lender. 
Access to Housing 
Almost three quarters (74%) of end-users that had moved to a housing project said that they 
had been on a waiting list to gain access. While the majority (74%) of them had only had to 
wait for up to 1 year to access their housing unit, and over half (53%) had only waited for up 
to 6 months, 7% claimed that they had been waiting for more than 5 years to receive access to 
a dwelling. 
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REPAYMENT PROBLEMS 
Forty-percent of end-users who had taken out a loan and 59% of those who had moved into a 
housing unit claimed that they had problems making their monthly payments. The main 
reason that these repayments were experienced as difficult was given as low levels of income 
as well as other financial responsibilities. 
My pay is too small and I have other responsibilities like children to feed. (Survey 
Quote) 
I’m hungry, I don’t have money for furniture and for food to feed my children. 
(Survey Quote) 
I have a lot of financial responsibilities so I am having difficulty meeting my 
commitments. (Survey Quote) 
I can’t support my children because of this loan and the money that was added on it. 
(Survey Quote) 
LOAN-SPECIFIC PROBLEMS 
The majority (74%) of end-users who had taken out a loan had not experienced any problems 
with this. However, home ownership end-users were significantly more likely to have had 
problems with their loan (43%) than those in incremental housing (27%), although the 
majority of problems seemed to originate with loans from micro lenders. 
Higher Repayments & Loans 
The main complaint (16%) amongst loan recipients was that their repayments were much 
higher than initially agreed upon, and that the lender was charging them too much interest. 
They said they were going to deduct R172 weekly, but I ended up paying R193 
weekly. (Survey Quote) 
They told us that the interest was 15%, but we discovered that the interest is actually 
30%. (Survey Quote) 
I did not know I was going pay so much money and stay with no money to spend. 
(Survey Quote) 
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In some cases, higher monthly repayments might have been the result of generally increasing 
interest rates in South Africa, although it seems in some cases that the lenders did not inform 
the end-users about how this might affect them and their loan. 
The money has increased with the unexpected high rate. I don't understand why it 
seems like I am not paying. (Survey Quote) 
I’ve been paying for this loan since the first instalment and never missed even one 
month, but instead of going down it is going up. (Survey Quote) 
Their interest is much higher than before the loan application. Before the 
application, they don’t show you their interest rates on repayment. (Survey Quote) 
In relation to their high repayment rates, end-users also complained about the fact that they 
had to repay a substantially higher amount than they had received. Presumably, their balance 
statements show the entire amount which has to be repaid to the lender, including the interest 
for the repayment period. However, at least some lenders do not appear to have explained this 
to their end-users. 
The balance is not the same as the initial amount of R34,000, now it is R80,000. 
(Survey Quote) 
The amount that was borrowed was R7,500, but after the documents were signed the 
amount come out to R18,500. (Survey Quote) 
Miscommunication or False Information? 
Insufficient explanations by lenders of the whole loan process might be a more widespread 
occurrence than can be gauged from this survey, since most complaints appear to be related to 
insufficient knowledge about the loan process. Four percent of end-users said directly that 
they felt that lending institutions or their agents had given them misleading information about 
their loan, and that they did not understand the whole process. 
Before I got this loan, they told me I was not going to pay, that it is from the 
government. Now they deduct our wage through the bank. (Survey Quote) 
They would not give him the amount, instead they gave him the material. They 
claim that the material is costing R1,1000, he is not happy about it. (Survey Quote) 
They took my policy documents and said it’s a must to hand them in to them before 
they issue out the cheque. They demanded those documents maybe as a security, I 
don’t know. (Survey Quote) 
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Three percent of end-users said that it was difficult to know how they were proceeding with 
their repayments since they did not receive any statements, or that the lending institution did 
not always debit them on time and thus caused them to go into arrears. 
We don’t receive instalment statements ever since we started. These people also 
claim I’m behind in arrears despite monthly repayments being honoured. (Survey 
Quote) 
Their information was hidden, their interest was reasonable before but after the 
loan it didn’t work out as planned. I have paid more than I have applied for, their 
interest is more than 100% and I don’t even receive any update. (Survey Quote) 
Two percent of end-users were unhappy that they had not received the full loan amount that 
they had taken out. In some cases, this seems to be due to a practice of deducting the first 
repayment from the loan amount before it is paid out. 
They agreed to give me R3,000 but they only gave me R2,500. They are owing me 
R500. (Survey Quote) 
I had major problems and wanted to cancel, but they were very persistent. I 
borrowed R12,000 but only got out R6,000. They say it is very complicated. (Survey 
Quote) 
I had problems with the amount, the amount is not what was promised. The agent 
did not keep the promise, they make empty promises. (Survey Quote) 
Two of the alleged end-users insistent that he had never received a loan from an NHFC 
intermediary, but that they were nevertheless forced to pay. 
They save someone my money on behalf of my name. Until today I am paying XXX 
the money that I did not receive. I pay for someone else, in fact, he or she forged my 
signature & everything. (Survey Quote) 
I borrowed the money, but I did not receive anything. (Survey Quote) 
HOUSING RECIPIENTS 
End-users who had moved into a housing unit financed by the NHFC were significantly less 
satisfied than those who had received a loan – almost three quarters (74%) had experienced 
some kind of problem, and 44% of end-users said that people were already moving out again 
out of their housing units.  
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Not all end-users that had moved into a housing project were completely unhappy though – 
26% said that they had experienced no problems and that they were happy with the situation, 
while 22% said that there had been an initial training work shop for all new tenants, and 11% 
had received pamphlets and other information materials. According to 32% of end-users, the 
housing association was holding regular meetings, and 39% were satisfied that there was 
always someone to help with problems. 
Poor Quality Housing 
The overwhelming complaint voiced by 50% housing end-users was the extremely poor 
quality of the supplied dwellings. The main problems appeared to be cracks in the walls, 
leaking water, electricity failures and use of poor quality materials. 
The doors, lights, plugs and the geyser are not in good condition. On rainy days 
water floods through the door and fungus grows on the walls. (Survey Quote) 
Behind every tap water is running, the whole house is full of cracks and the 
electricity switches off and on. (Survey Quote) 
There’s cracking in the house, the lights don’t work and water gets blocked inside 
the walls through the bathroom pipes. (Survey Quote) 
In some cases it seems that the unhappiness about structural faults was exacerbated by the 
poor response end-users received from the developers when they complained. 
The geyser does not work and I made a report but received no response. The water 
enters during rainy days on windows and on top of the roof and on walls. (Survey 
Quote) 
The developers don’t respond to my complaints about the flaking paint and the poor 
quality sewerage. There are problems because of cheap materials, like leaking roofs 
and cracks in the walls. (Survey Quote) 
No Better than a ‘Mandela Shack’ 
End-users did not only complain about the poor quality of the housing, but also voiced the 
grievance that they felt ripped off. In addition to the people who claimed their house was 
badly built, 10% of end-users claimed that their dwellings were not worth the amount they 
had to pay for them, and that they were not any better than free RDP houses. 
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I discovered that it was not properly built to the required standard. It’s like an RDP 
house yet it’s a loaned house or new developed house. I feel that we were ripped off 
by these people or their building contractors. (Survey Quote) 
There is no burglar door, no electricity, the ceiling was not provided - they look like 
RDP houses and we are paying more money for them. (Survey Quote) 
This is a very poor quality of housing which is more similar to Mandela shacks. 
(Survey Quote) 
Rent-to-Buy? 
Amongst housing recipients, there also appeared to be some confusion about the ownership of 
the property. Six percent of end-users said they had moved into their dwellings with the 
expectation that they would take ownership after 4 or 5 years, but that this was apparently no 
longer true. It is unclear whether this complaint was the result of an initial misunderstanding, 
or if some developers did not inform the end-users about changes to proposed rent-to-buy 
schemes. 
We were told that after 4 years we are going to own the house, but when we were 
here the rent went up and we were told we were not going to own the houses. When 
in arrears they take the furniture outside. (Survey Quote) 
We were promised that we would rent for about 5 years and thereafter we should 
own the houses, but that promises is not yet practiced. Now we are told we will have 
to rent for about 20 years. (Survey Quote) 
They told us they will not increase the rent and they will give these flats to us after 
4-5 years, but now they say they don’t sell them. (Survey Quote) 
In the lease we were told that we will own the units, but one day we were told that 
these flats are only for renting no one will ever own them. I am not supposed to 
build built-in cupboards, I have to talk to them first to get permission. (Survey Quote) 
They didn’t tell us that this is rental, we thought that this is our flat. They said it is 
for poor people, but now they changed everything. (Survey Quote) 
Subsidy Housing 
I a similar vein, 3% of end-users had been under the impression that they were receiving a 
free or subsidised house, and were now shocked that they had to pay the entire bond for the 
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dwelling. This might be the result of inadequate information and lack of explanations about 
the procedures when occupying a dwelling. 
I was told that the government would pay and I only needed to add up to R24,000, 
but once I was in the house I received papers stating that I owe R69,000. (Survey 
Quote) 
We were told about the R16,000 subsidy for which we would pay R3,000 for 
deposits, but when we arrived here we were told that we have a loan. (Survey Quote) 
We have been told that the government is giving us R16,000 as a housing subsidy, 
but now we find ourselves paying the cost of the house, i.e. R39,000 plus the 
R16,000 loan that was supposed to be a subsidy, the whole unit costs R55,000. 
(Survey Quote) 
High Payments 
Two percent of end-users complained that their payments were now substantially higher than 
agreed upon initially, and that they struggled to meet their other financial commitments as a 
result. Twenty percent of all housing recipients also stated that there had been disagreements 
about rental payments since they had moved in. 
The rent increased as soon as I moved in, I had to pay more than I was told I was 
going to pay. (Survey Quote) 
They said I am going to pay R2,000 for this house, but when I am inside they said its 
R26,000. (Survey Quote) 
After I have paid my monthly I am left with no money to support my family. (Survey 
Quote) 
Unexpected Costs 
Another 1% of end-users said they now faced unexpected costs like high electricity bills and 
insurance payments. Some respondents were under the impression that all their bills would be 
included in their monthly payment, and apparently had not been informed that they would 
incur additional costs. 
I expected the rent to be low and the services to be included in the rental payments, 
but it never happened like that. The rent is going up every year & services are 
excluded. (Survey Quote) 
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Bad Treatment 
One percent of end-users felt that they had been given false or misleading information by the 
developers, and that they were treated badly. 
The repayment cost is different, from R500 to R800. The developer forged my 
signature, this is fraud on part of the developer, but my complaints are not attended 
to. (Survey Quote) 
The initial subsidy of R5,000 used for the deposit on the house was considered not 
enough and I therefore had to add R1,300 more from my own pocket. I was made to 
sign without inspecting the house. Complaints to the developer went unheeded and 
the quality of the house is not up to standard. (Survey Quote) 
The owners, they don’t fix the breakage of the house, you need to fix it from your 
pocket, but if you skip one month they send you an eviction letter. (Survey Quote) 
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CONCLUSION 
The mandate of the NHFC is to search for new and better ways to mobilize finance for 
housing, from sources outside the state, in partnership with the broadest range of 
organizations. Its mission is to create housing opportunities for low and moderate-income 
families by funding intermediaries to promote broader access to housing, building adequate 
and sustainable capacity within organisations that it funds, and partnering with organisations 
to pioneer new finance, and housing delivery approaches and leveraging private sector capital.  
 
The majority of these issues will be dealt with in the Corporate Impact Report as a whole - the 
aim of this report was mainly to assess the impact the NHFC lending activities have had on 
the actual end-users. However, some of the findings in this report also impact on the broader 
picture, especially where the capacity and integrity of the NHFC funding intermediaries is 
concerned. 
 
Overall, the NHFC lending activities have had a very positive impact on the housing 
circumstances of the end-users. The majority of beneficiaries are part of the target market, i.e. 
households with low to medium incomes. Across the different product streams, a substantial 
proportion of end-users experienced improvements in their access to services and facilities 
like electricity and piped water. Moreover, many end-users in all product streams experienced 
positive changes in their tenure of land and dwellings. 
 
While end-users who had received loans in either the home ownership or incremental housing 
product streams appeared more likely to have experienced improvements in their housing 
situation than those end-users who had moved into a housing project, one has to recall the 
differences in the demographic profiles of these end-users. Loan recipients tended to be better 
off financially, and it is unlikely that the majority of housing recipients would have been able 
to afford a large enough loan to buy or build a house. Although the housing recipients 
experienced lower measurable levels of improvements, their general self-perception was that 
the move to a housing project had had a positive impact on their overall housing situation. 
 
The improvements in the housing situation of end-users created by NHFC lending activities 
were substantial and should not be detracted from. However, it is possible that the NHFC 
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could increase the general benefit of its activities to end-users by applying more stringent 
controls over its funding intermediaries. 
 
The NHFC should ensure that all funding intermediaries screen potential end-users very 
carefully to ensure that their income qualifies them for a loan or housing – a common 
complaint amongst end-users was that they could hardly afford their repayments and that 
there was not enough money left to see to the other needs of the household. The aim of the 
NHFC is to help people improve their housing situation, not to make them destitute. 
Therefore, it should ensure through its intermediaries that all end-users have sufficient 
financial backing to cope with their repayments as well as possible increases in the interest 
rate.  
 
In addition, it is vital that funding intermediaries are open about the processes involved in 
accessing a loan or housing, and that they ensure that end-users fully understand these 
processes and the implications. End-users should be aware of the purpose of their loan, what 
amount will have to be repaid, the length of the repayment period and what the monthly 
repayments are likely to be. Funding intermediaries must also explain that loan repayments 
are linked to interest rates, and that these amounts can change drastically over time. End-users 
must receive regular balance statements, and intermediaries should ensure that end-users 
understand the content of these statements. 
 
Housing project developers may warrant particular attention by the NHFC if the number of 
complaints from end-users is any indication. The main complaint was the extremely poor 
quality of the housing provided, followed by disbelief about the high amount which had to be 
paid for this low-quality housing. However, possibly more serious is the apparent confusion 
about the tenure status in these housing projects, as well as confusion about the expected 
subsidy provision. End-users have to be aware exactly what kind of housing deal they are 
getting and how much they will be expected to pay for this deal – before they have moved in. 
 
It is difficult to determine from this survey if some of the problems mentioned by end-users 
are the result of miscommunication and misunderstandings or if some of the funding 
intermediaries are behaving in a somewhat dubious manner when explaining the loan and 
housing processes to the end-users. Some of the funding intermediaries, especially if they 
have been established only recently, might not yet have the organisational capacity they 
ASSESSING THE IMPACT OF HOUSING LOANS C A S E RESEARCH FOR THE NHFC 
 
 
46 CONCLUSION 
require to run efficiently. If some funding intermediaries were controlled more carefully or 
audited regularly, this might increase the effectiveness and efficiency of these operations.  
 
The aim of the NHFC is to improve the quality of life of less well-of parts of the South 
African population, and it can undoubtedly take credit for having made a positive difference 
to the housing situation of its end-users. However, it must also hold its funding intermediaries 
accountable or take responsibility for their actions. Some end-users might have improved 
their housing situation for the moment, but this will count for very little if they are now 
locked in long-term debts or hardly able to afford food for their families anymore. 
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APPENDIX A – FIELDWORK REPORT 
The data collection for the NHFC survey was conducted in seven provinces, i.e. Gauteng, 
KwaZulu-Natal, Mpumalanga, the Free State, the North-West and the Western & Eastern 
Capes. This report will detail the fieldwork experiences and problems encountered in the 
different provinces, as well as discuss some of the more common obstacles to the execution of 
the survey. 
RECRUITMENT 
All interviewers and supervisors who were employed on this project had worked on at least 
three previous projects for C A S E. Recruitment of the interviewers and supervisors was 
based on the localities and addresses of the selected end-users as supplied by the NHFC 
clients. However, the recruitment process was somewhat slow as some of the addresses were 
not very helpful with identifying the location of the end-users. Where possible, the supplied 
telephone numbers were used to gain information about the locality of the respondents. 
TRAINING 
All interviewers and supervisors employed on this project participated in an intensive 1-day 
training workshop in the province where they were going to conduct their interviews. 
Training was conducted by a C A S E team consisting of a senior researcher and a member of 
the fieldwork department.  
 
During these workshops, the interviewers were informed in detail about the aims of the 
project. This would later enable them to answer the questions of respondents who were 
suspicious of their motives. Interviewers were also trained in the correct procedures they had 
to follow, in particular sampling procedures and selection of the correct respondents. The 
content of the two questionnaires was discussed at length to ensure that all interviewers had 
the same (and correct) understanding of the aim of the questions and how to complete the 
questionnaires. Interviewers then took turns to complete mock interviews in front of their 
colleagues to familiarise them with the instruments and make them aware of potential 
problems and pitfalls. 
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  # participants Sample # interviews 
Province Date Int. Sup. Original Realised HO IH AT 
Eastern Cape 7/08/02 12 2 124 125 0 1 124 
Gauteng 30/08/02 34 6 425 393 82 149 162 
KwaZulu-Natal 27/08/02 21 2 349 289 170 107 12 
Western Cape 28/08/02 18 3 407 323 40 143 140 
Mpumalanga/North West7 5/09/02 7/3 1 83/40 63/43 39/0 12/33 12/10 
Free State 23/08/02 7 1 72 80 25 8 47 
Table 44: Training schedule in the different provinces 
COMMON PROBLEMS – SPECIFIC RESPONDENTS 
Locating Addresses 
The main problem experienced when trying to interview specific respondents in the home 
ownership and incremental housing product streams was to physically locate the addresses 
which had been supplied by the NHFC clients. Many of them were incomplete, e.g. street 
addresses without a town name or province, while others only consisted only of stand 
numbers and the general area names. In some cases, the lender had only supplied a postal 
address without any further contact information. Because of the poor quality of the supplied 
contact information, a high degree of substitutions was necessary. 
 
Some of the supplied addresses were site numbers rather than stand numbers. These are 
generally used by surveyors and were of little use to the interviewers. However, in some cases 
local municipalities were very helpful and checked the site numbers to find out stand numbers 
or street addresses. Interviewers also relied on local people for help with the location of 
addresses. 
Locating addresses/respondents by phone 
Wherever possible, interviewers tried to make use of the supplied phone numbers to locate 
addresses and respondents. However, the majority of contact details did not include phone 
numbers, and even where phone numbers had been supplied they were not always helpful. 
                                                 
7 2 respondents in incremental housing were added as late substitutions once there were no more substitutes available in 
either Mpumalanga or the North West. 
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Many numbers were out of order/disconnected, while in other cases the person answering the 
phone had never heard of the respondent. Some of the potential respondents had supplied 
their work numbers to the lender, but had since left their employment. In most of these cases, 
these people had not left any contact details and could not be traced.  
 
In many cases where a work number had been supplied, this was not helpful because 
interviewers were expected to identify the respondents by their full names, the department in 
which they worked or their personal extensions. Since this information had not been generally 
supplied by the lenders, interviewers were often unable to contact the respondent or even 
verify if the person was still employed at this place. 
 
In KwaZulu-Natal, it a lot of the potential respondents shared the same telephone number and 
it was later discovered that they were all working at Ngwelezana Hospital. However, the 
hospital claimed that it was unable to help locate these people without knowing the personal 
extensions or departments in which these people worked. 
 
During the training, interviewers were encouraged to record the new telephone numbers on 
the questionnaires. 
Wrong addresses/respondent not known 
Trying to locate specific addresses seriously delayed the fieldwork schedule, and often proved 
to be a waste of time since many interviewers were ultimately unsuccessful. However, even in 
many of those cases where interviewers managed to locate the supplied address, this did not 
necessarily result in an interview. Very often the respondent was completely unknown to the 
present occupants of that address, and these people were generally confused and surprised that 
the respondents should be associated with their addresses. In some cases, these occupants had 
lived there for more than 10 years and did not understand how their address details could have 
been given to a lender. 
Respondent no longer/not yet in occupation 
In other cases, the respondent was known to the current occupants at that address, but no 
longer lived there. The current whereabouts of the respondents were generally unknown to the 
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occupants. Some of the potential respondents that could be contacted had already sold their 
houses or were in the process of selling because they could no longer afford the high 
repayments. Others had been retrenched and sold their houses to move back their rural home 
areas. Some of the supplied addresses were vacant stands or houses still under construction 
with nobody living there.  
Inability to co-operate 
Some of the potential respondents whose names had been supplied by the lenders had applied 
for loans but not received them, and therefore were unable to participate in the survey. A 
respondent in KwaZulu-Natal was very surprised that her name had been supplied by the 
lender and said that she was going to contact the lending institution because her application 
had been unsuccessful.  
 
Other respondents whose names had been supplied by the lenders did not know anything at all 
about any loan, and therefore could not understand why their names were appearing on these 
lists. These respondents were also not interviewed. It is not clear whether the wrong address 
had been supplied by the lender in these cases or if someone had used the name and address 
of these people to fraudulently gain access to a loan. 
 
In one particular case in Gauteng, the respondent had previously applied for a loan but had 
been unsuccessful. This respondent said she had been told that somebody had applied on her 
behalf, but that she had not heard anything further. She was now suspicious that someone else 
had received the loan under her name. Another respondent in KwaZulu-Natal said that she 
had applied for the loan, but instead someone had forged her signature and got the loan. This 
person was in the process of cancelling the stop order from her account. 
Refusals 
The interviewers also encountered a fairly high rate of refusals for a variety of reasons.  
 Some respondents said that they had used their loans for non-housing purposes, and 
therefore did not see why they should be interviewed. Most of these respondents 
continued to refuse the interview, despite explanations by the interviewers about the 
purpose of the study. 
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 Other respondents were very suspicious of the interviewers and refused to co-operate 
without confirmation from their lender. This was generally not possible within the 
available time frame. 
 Some respondents refused to participate in the survey because they did not feel that it 
had any relevance for them. They did not see the point in answering questions because 
they did not think that this would result in any changes to their loan situation. 
 A number of respondents expressed the worry that their loan might be nullified by the 
lender if they answered the questionnaire and flatly refused to be interviewed. 
 One respondent was so shocked after she’d been told someone had been looking for 
her in connection with her loan, she had to see a doctor. She later refused to be 
interviewed because she was too confused and frightened to speak to a stranger about 
her loan. She said that she was under the impression that her loan was a confidential 
matter between herself and the lending institution. 
COMMON PROBLEMS – HOUSING PROJECTS 
Locating the projects 
Since most of the new housing developments have been built on previously unoccupied land 
and are generally very new, they generally do not have formal street addresses. This was often 
a problem for interviewers when trying to find the right projects. In Gauteng, there was also 
some confusion about the extensions in Protea Glen, as the housing association had provided 
conflicting information although this could be resolved eventually.  
Gaining access 
The main problem that fieldworkers encountered when trying to interview respondents in 
housing projects was the question of access. Tenants had rarely been informed by the housing 
institution that the survey would take place and were generally suspicious of the interviewers. 
 
This was a particular problem in the Belgravia Estate in East London and the COPE projects 
in Gauteng. The board of governors of the COPE housing association requested a letter from 
C A S E before they would grant access. The housing association did not respond to 
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C A S E’s request for access, but the interviewers were able to convince the security guards to 
let them conduct their work in the meantime. 
Suspicions 
Respondents were often suspicious of the interviewers, especially since they were commonly 
mistaken for representatives of the housing associations. In most cases, the relationship of the 
tenants with the housing associations appeared to be rather acrimonious, and interviewers 
tried to be sensitive to their concerns. Because of the problems residents had encountered, 
they had often lost their trust in the funders, especially since there did not appear to be anyone 
available to whom they could talk about their problems.  
 
Many respondents from Cape Town Community Housing flatly refused to be interviewed and 
referred the interviewers to their lawyer. The lawyer in turn referred them to the local 
committee members. The committee members told interviewers that the residents had serious 
problems with the Cape Town Community Housing Association. The committee accused 
interviewers of taking the side of the Cape Town Community Housing Association and as a 
result they were refused to conduct interviews. 
 
In Hanover Park, interviewers were told by local committee members that housing is a very 
serious and sensitive issue. Members of the committee had to come to the rescue of one of the 
interviewers who was being verbally assaulted in this area. Residents in this area do not trust 
strangers because they were told that they are in debts after having been made to sign forms 
they did not understand. Residents say that the housing association is making a profit at the 
expense of residents who are desperate for houses.  
 
In Gauteng, the residents of an AFHCO housing project initially refused to be interviewed 
because they did not understand the sampling procedures. They then opted to be interviewed 
as a group because they felt they would be in a better position to respond. However, they 
agreed to be interviewed individually after the supervisor had again explained the sampling 
procedure to them. The chairperson of the residents committee also had to be interviewed 
because he had threatened not to allow any interviews if he was not interviewed. The 
respondents asked for feedback on the findings and even threatened the interviewers not to 
come back to interview them if they weren’t given feedback. A lot of them said they were 
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tired of being interviewed without any feedback. Most respondents do not have platforms to 
raise their concerns and their hopes are raised when they are told that their participation will 
be to their benefit.  
 
In one of the housing projects in KwaZulu-Natal, the majority of tenants were foreigners who 
expressed their fear of deportation if they participated in the survey. 
Confusion about tenure 
In some projects, residents were very unsure about their tenure status. Apparently some of the 
residents in Protea Glen had paid R16,000, but they were unsure whether this was for a loan 
or a subsidy. Respondents from Reatlehile said that the housing association had not delivered 
on its promises. Residents were paying R300 a month thinking that it is repayment towards a 
loan, only to discover that it is rent.  
Respondents no longer in occupation 
In many housing projects in Cape Town, the original tenants/beneficiaries had rented out their 
houses because of the high repayments. As a result, they were generally difficult to trace and 
could not be interviewed. 
Disagreements about tenure 
In the Reatlehile Housing Project in the Free State the supervisor was told that there were 
about one hundred women builders who were occupying houses without the permission of the 
housing association. These women said that they had an agreement with the housing 
association that they would be provided with free houses for their labour in the construction 
of these houses. This occupation of units seems to have set the precedent in other people 
occupying units illegally. Negotiations are under way for the illegal occupants of these houses 
to pay R300 as a flat rate. 
 
Residents were generally not happy with Reatlehile housing association and most of them 
think that they were financially ‘ripped off’. Residents claim that they do not know the actual 
selling price of their houses and all they know is that they are expected to pay R300 every 
month. They are also not sure for how long will they be paying the R300. They also 
complained that the quality of these houses is deteriorating at a very fast pace. Most 
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respondents in the Reatlehile housing association are not happy about the quality of the units, 
i.e. roof leakages, ceiling boards are falling, door handles are of a very poor quality, there are 
cracks in the walls, window frames are loose and water meters are constantly leaking.  
GENERAL PROBLEMS 
Difficult to meet respondents 
Once respondents had been located, fieldworkers often had to make appointments for the 
actual interviews. Since most of the respondents were working, they were generally not 
available during the day and interviewers had to make appointments for evenings. This was 
often a problem for the interviewers, since most of them rely on public transport which is 
generally not available at night. 
Suspicions 
Many of the contacted respondents were suspicious about from where the interviewers had 
obtained their contact information. Respondents often felt uncomfortable discussing their loan 
situation with a complete stranger, as they thought this was a confidential matter between 
themselves and their lender. Some respondents would only be interviewed after they had 
spoken to someone at the C A S E office to confirm the legitimacy of the survey. 
Despondency amongst interviewers 
In some cases, interviewers became very despondent after unsuccessfully contacting 
numerous respondents. Some of the supervisors suggested that interviewers should have been 
more aware of the complexity of their task, i.e. they should have realised that the supplied 
addresses and phone numbers were often just a lead and that more work on their side would 
be required. Interviewers often anticipated that it would be reasonably easy to find the 
respondents, and then became discouraged when this was not the case. 
Other Problems 
In the Eastern Cape, fieldwork was initially delayed by heavy rain falls. In the Western Cape, 
the areas to be visited were very scattered, and this caused a delay in completing all the 
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questionnaires. An additional problem in the Western Cape was that many areas in the Cape 
Town are no-go areas and it is dangerous for one person to be seen wondering around. 
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APPENDIX B – NHFC CLIENTS IN SURVEY 
NHFC client # % 
Abahlali 14 1 
Access Home Loans 10 1 
AFHCO 21 2 
Agishana 33 3 
Bertrams Cope 11 1 
Blaauwberg Housing Association 50 4 
Capetown Community Housing 90 7 
First Metro Housing Company 12 1 
Grand Finance 104 8 
Greater Germiston Housing Association 87 7 
Greater Middleburg Housing Association 12 1 
Greenstart 46 4 
Housing Association East London 44 3 
Ithala Development Corporation 164 12 
Ithala Ltd 62 5 
KWT Housing Association 46 4 
Mpumalanga Housing Finance 9 1 
Newtown Cope 30 2 
Peulwana 22 2 
Protea 88 7 
Reahola Housing Association 12 1 
Reathlehile Housing Association 35 3 
SOHCO 20 2 
Southfin 177 13 
Standard Bank 12 1 
Sumex 61 5 
Troyeville Cope 13 1 
Welisa 33 3 
Total 1318 100 
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 Area 
Product stream Metropolitan Urban Rural Total 
Home Ownership 46% 53% 1% 100% 
Incremental Housing 58% 39% 2% 100% 
Alternative Tenure 64% 37% 0% 100% 
All 57% 42% 1% 100% 
Table 45: Area, by product stream 
End-users in the home ownership product stream were significantly more likely to be found in 
urban areas, while those in alternative tenure were more likely to live in metropolitan areas. 
Compared to the other two product streams, incremental housing end-users were more likely 
to live in rural areas. 
 
 Sex 
Product stream Male Female Total 
Home Ownership 75% 25% 100% 
Incremental Housing 62% 38% 100% 
Alternative Tenure 51% 49% 100% 
All 61% 39% 100% 
Table 46: Sex, by product stream 
End-users in the home ownership stream were significantly more likely to be male, while end-
users in the alternative tenure product stream were significantly more likely to be female. 
 
 Marital status 
Product stream Partner 
No 
partner 
Total 
Home Ownership 69% 31% 100% 
Incremental Housing 63% 37% 100% 
Alternative Tenure 56% 44% 100% 
All 62% 39% 100% 
Table 47: Marital status, by product stream 
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End-users in the home ownership stream were significantly more likely to have a partner, 
while end-users in the alternative tenure product stream were significantly more likely to be 
on their own. 
 
 Age 
Product stream 
18 - 29 
years 
30 - 39 
years 
40 - 49 
years 
50 years 
or older 
Total 
Home Ownership 6% 42% 36% 16% 100% 
Incremental Housing 7% 43% 38% 13% 100% 
Alternative Tenure 27% 49% 18% 6% 100% 
All 14% 45% 30% 11% 100% 
Table 48: Age, by product stream 
End-users in the home ownership and incremental housing streams were significantly more 
likely to be older than 40 years, while end-users in the alternative tenure product stream were 
significantly more likely to be younger than 40 years. 
 
 Current employment status 
 Formal employment Self-
employed 
Informal 
emp. 
Unemp. 
Retired / 
student 
Total 
P S 
Private 
sector 
Gov. 
State 
corp. 
H O 50% 36% 1% 2% 5% 4% 2% 100% 
I H 56% 27% 3% 4% 5% 4% 2% 100% 
A T 53% 14% 4% 9% 8% 12% 2% 100% 
All 53% 24% 3% 5% 6% 7% 2% 100% 
Table 49: Current employment status, by product stream 
End-users in the home ownership stream were significantly more likely to be formally 
employed by some kind of government structure, while end-users in the alternative tenure 
product stream were significantly more likely to be informally & self-employed as well as 
unemployed. 
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 Household income 
Product stream 
R0 - 
R799 
R800 - 
R1,799 
R1,800 - 
R3,499 
R3,500 - 
R7,499 
R7,500 
or higher 
Total 
Home Ownership 6% 18% 33% 38% 6% 100% 
Incremental Housing 7% 18% 31% 31% 14% 100% 
Alternative Tenure 10% 27% 41% 21% 1% 100% 
All 8% 21% 35% 29% 7% 100% 
Table 50: Household income, by product stream 
End-user households in the home ownership stream were significantly more likely to earn 
between R3,500 and R7,499, while end-user households in the alternative tenure product 
stream were significantly more likely to earn less than R3,500 per month. 
 
 Household size (incl. end-user) 
Product stream 
1 – 2 
people 
3 – 4 
people 
5+ people Total 
Home Ownership 16% 41% 43% 100% 
Incremental Housing 13% 37% 51% 100% 
Alternative Tenure 23% 49% 28% 100% 
All 18% 42% 40% 100% 
Table 51: Household size, by product stream 
End-users in the alternative tenure product stream were significantly more likely to live in 
households of up to 4 people, while end-users in the incremental housing product stream were 
significantly more likely to live in households with 5 or more people. 
 
 Number of dependants (adults & children) 
Product stream None 1 - 2 3 - 4 5+ Total 
Alternative Tenure 6% 37% 41% 16% 100% 
Home Ownership 2% 24% 30% 44% 100% 
Incremental Housing 2% 24% 37% 37% 100% 
All 4% 29% 36% 31% 100% 
Table 52: Number of dependants, by product stream 
End-users in the home ownership and incremental housing product streams were significantly 
more likely to have 5 or more dependants, while end-users in the alternative tenure product 
stream were significantly more likely to have no or up to 4 dependants. 
 
 
